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MAYOR AND COUNCIL AGENDA

NO. & DEPT.: Legal/ Community Planning and Development Services DATE: Jan. 12, 2004

Contact: Deane Mellander, Planner [l

ACTION: Discussion and Instruction on Preliminary ACTION STATUS:
Development Plan application PDP2004-00007: To allow FOR THE MEETING OF: 1/18/05

for a mixed-use development of office, residential and INTRODUCED

retail uses at the corner of Choke Cherry Road and

Shady Grove Road (Upper Rock District); The JBG IPNUS%".RHUEC?TRIICQQI\?S 12/6/04
Companies, applicants. APPROVED

EFFECTIVE
ROCKVILLE CITY CODE,
CHAPTER 25
SECTION 660

[ ] CONSENT AGENDA

RECOMMENDATION: Discuss the results of the public hearing and instruct staff on preparation of
a resolution of adoption with the conditions set forth beginning on page 11 of the staff report to the
Planning Commission (Attachment 6, circle 41-43), with the following changes as recommended by
the Planning Commission:

1. Condition 4 should be modified to include the applicant’s proposal to add a left turn lane from
eastbound King Farm Boulevard to northbound Frederick Avenue.

2. Condition 9 should be expanded to cover the necessary alignment of bus shelter locations and
crosswalks at the Shady Grove Road/Choke Cherry Road intersection, in coordination with the
Montgomery County Department of Public Works and Transportation.

3. Condition 16 should be modified to read as follows: “Building designs shall incorporate green
building and LEED energy efficient standards.”

4. Add a new condition stating that traffic mitigation measures must be instituted with the beginning
of project construction, rather than at the end.

IMPACT: [ ] Environmental [ ] Fiscal > Neighborhood ] Other:

Will allow for a substantial mixed-use redevelopment of a portion of the Danac Technology Park.

BACKGROUND: The applicant has filed an application for a Preliminary Development Plan for a
mixed-use development at the southwest quadrant of Choke Cherry Road and Shady Grove Road.
The application calls for the retention of the existing 238,086 sguare foot office building; the
construction of multi-family residential units, including the conversion of the existing office building at
3 Choke Cherry Road to residential units; and the addition of service retail commercial and
restaurants. The summary of the development proposal is as follows:




Office: 245,336 square feet

Multi-family residential: 844 units, including 94 senior housing MPDU’s
Service retail: 7,250 square feet

Restaurant: 9,000 square feet

The Planning Commission considered this proposal at their meeting on December 1, 2004 and
unanimously recommended approval. Their recommendation is attached.

The project includes several innovative ideas, including “live/work” units, a decorative “green wall”
along the 1-270 and Shady Grove Road frontages, incubator retail, and “green” building designs.
The applicant proposes to reserve the 94 moderate-priced dwellings for senior living units. Off-site
traffic mitigation measures are also proposed.

A summary of the testimony received at the hearing is provided as Attachment 1 (circle 1).  There
was no testimony in opposition to the proposed application.

The Mayor and Council asked for clarification or further information on a number of issues. These
are also noted on Attachment 1 (circle 1).

The Mayor and Council asked what the net number of new trips generated by the site would be. The
attached chart (Attachment 3, circle 16) provides a breakdown of existing vs. new trips. As can be
seen, the net new trips generated by the proposed PDP development are 20 in the a.m. peak, and
156 in the p.m. peak. This result is due to the deletion of the 2 office buildings totaling 117,000
square feet approved under Use Permit USE2003-00658, plus the conversion of the 73,700 square

- feet of office at the 5 Choke Cherry Road building to residential/live-work units included in the PDP.
The applicant had not deducted the 2 approved office buildings, and their net new trip numbers were
191 in the a.m. and 188 in the p.m. This is shown in the note at the bottom of circle 16.

A question was also raised about proximity of fire protection service. Staff notes that the proposed
new fire station near the intersection of Darnestown Road and Great Seneca Highway is shown in
the adopted County CIP for construction in FY 2008. This would be in the same timeframe as the
expected completion of the Upper Rock project. At present, the site is at the edge of the seven-
minute response time area. Construction of the new station will put the site well within the seven-
minute response time area.

Other questions posed by the Mayor and Council have been addressed by the applicant in
Attachment 4 (circle 17-28). These questions relate to the following: Character and uses of the
green area, details of the landscaped wall; dialog with the King Farm developers; viability of the
retail; and dimensions of the building facades. The applicant will be has provided sample roadway
sections, as requested (circle 21-26).
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Attachment 1

SUMMARY OF TESTIMONY FOR PUBLIC HEARING
HELD DECEMBER 6, 2004
PDP2004-00007

UPPER ROCK DISTRICT
Speaker Summary of Testimony
Mat Hurson — JBG, epplicant Al wafic generated by the project has been mitigated; applicant proposes even

. further mutigation measures 1n the King Farm area. The project will be a net
benefit to the City, and is recognized as a “Smart Growth” project. The 94
senior designated MPDU'’s will be first offered to the City, then to the County,
then back to the City again before coming on the open market. The proposed
split between rentals and condos is 50-50, though the preference would be for

ownership.
John Bailey — Smart Growth The Alliance Smart Growth Recognition Program jury recognized and
Alliance recommended this project as a Smart Growth Project in October, 2004. It

meets the criteria for location, density, design, mix of uses, transportation
accessibility, environmental issues, and community assets.

Brian Pierce and Susan Pierce | Fully support the project; a great improvement over having another office park.
A project that is innovative and worthwhile. The charette process was
excellent. Ms. Pierce also stated that the project would show leadership and
innovation by the City, possibly leading to national recognition.

Wayne Goldstein ~ The charette process was an amazing experience. It is exciting to see the
Sustainable Montgomery recycling of an existing office building.
Michael Mogil Fully supports the project. “Two thumbs up.”

Questions raised by Mayor and Council to be Addressed at D&I:

o Address the size, character and uses proposed for the green areas. (Attachment 4)

e Provide traffic generation comparisons between approved and proposed
development. (Attachment 3)

e Status of fire protection in the area. (Noted in agenda sheet, p. 2)

e Provide more details regarding the “art wall” along the 1-270 and Shady Grove
Road frontages. (Attachment 4)

o Begin a dialog with King Farm Associates to insure that the two projects will be
fully integrated along the common boundary. (Attachment 4)

o Address the viability of the retail area. Is it visible enough, and is parking going
to be in close proximity? (Attachment 4)

e Provide dimensions of the various building facades, especially along the public
roads. (Attachment 4)

e Provide sample cross-sections of the roadways and pedestrian areas along the
public roads and within the project. (To be provided by applicant the week of
1/3/05)
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BEFORE THE CITY OF ROCKVILER hlic Hearing Date: /9/¢ /¢4

MAYOR AND CITY COUNCIL
December 6, 2004

Re: Upper Rock District

0]

Maycr Giammc ancd the City Ceouncil

My name is John Bailey and | am the Director of the Smart
Growth Alliance. The Alliance is a partnership of
environmental, civic, business and development
organizations committed to smart growth in the VWashington
Region. The Alliance partners are the Chesapeake Bay
Foundation, the Coalition for Smarter Growth, the Greater
Washington Board of Trade, the Metropolitan Washington
Builder's Council and the Urban Land Institute’s Washington

District Council.

The mission of the Smart Growth Alliance is to research,
identify and encourage land use development and
transportation policies and practices that support smart
growth in the Washington metropolitan area. We are a
regional organization with a regional focus.

The members of the Alliance include environmental and
development organizations, some of whom have disagreed
on these issues in the past. However, we are jointly
committed to improving the quality of life in the Washington
region. For us, smart growth is about ensuring that
neighborhoods, towns, and regions accommodate growth in
a way that supports economic vitality, environmental
protection and community livability. It is not a single growth
strategy, but a context for making sound decisions as the
region considers how best to accommodate future growth.

The Alliance’s Smart Growth Project Recognition Program
utilizes a detailed set of criteria to evaluate project proposals
for consistency with our smart growth principles. The
recognition program's criteria are attached.

The Program’s independent jury met on October 6, 2004 and
recognized the Upper Rock project as a Smart Growth

Project Proposal.

@



After careful review, the jury concluded that this proposal
incorporates infill development and pedestrian-oriented
design in an area appropriate for growth with development
densities consistent with smart growth principles. The jury
believes that this site will be better served with a mixed-use
“village,” as opposed to a traditional office park setting.
Below is a brief description of how this proposal met the
jury’s five criteria:

Location

The proposed location is an area that is planned for growth,
and infrastructure exists there already. To the extent
possible, the development will connect with the neighboring
King Farm development.

Density, Design and Diversity of Uses

The compactness of this proposal mimics the new urbanist
form of King Farm and nearby Kentlands. The new urbanist
design principles used in the site design should make for the
creation of a genuinely walkable neighborhood, in what would
have been a auto-dependent office park. The mix of uses will
increase walkability, provide neighborhood-serving retail
opportunities, and help with traffic many activities can be achieved
through walking.

Transportation

The proposal will submit a transportation demand management
program as part of its entitlement process. The proposal is also
within 1.5 miles of the Shady Grove Metro and a 5-10 minute walk
of the proposed Capital Corriders light rail station. The Metro
should be accessed easily by either its own shuttle or sharing the
King Farm shuttle.

Environment

impressively, the developer will work towards a LEED silver
certification. Other “green” amenities are included as well,
including green roofs and a tree conservation plan.

Community Assets

The jury also strongly supports community input, and recognizes
the week-long charrette process sponsored by the JBG
Companies.

Infill projects such as these are often the most difficult to
build, and yet we would suggest that they are also the most
critical to the economic and environmental health for the
Washington region. Hopefully this entitlement process will
prove that quality design and a commitment to work with the



neighborhood can go a long way to achieving a better
product.

Thank you for your consideration of the Smart Growth
Alliance’s comments.

Respectfully submitted,
A/

RN AV,

—

s P :/" r~ /
4/hn Bailey

Director, Smart Growth Alliance
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WASHINGTON SMART GROWTH ALLIANCE
SMART GROWTH RECOGNITION PROGRAM CRITERIA

Introduction

The Smart Growth Alliance is a collaborative partnership of the Urban Land
Institute - Washington, the Coalition for Smarter Growth, the Greater Washington
Board of Trade, the Chesapeake Bay Foundation, and the Metropolitan
Washingicn Buicers Courcl. its mission s 1C researcn, icertfy, anc encourage
land use development and transportation policies and practices that support
smart growth. To facilitate this mission, the Alliance has developed a project
recognition program.

This program recognizes specific development proposals that exemplify smart
growth characteristics. To be considered for recognition, a proposed project will
be carefully evaluated against a series of comprehensive standards established
by the Alliance. Applications for program recognition are analyzed by a select
review committee composed of regionally diverse representatives from a broad
base of backgrounds and interests.

Carrying this recognition indicates that the project helps the Washington region
accommodate growth in a manner that achieves economic, environmental, and
quality-of-life objectives. By recognizing the value of proposed projects, the
recognition program encourages developers, citizen groups, and elected officials
to strive for smart growth. While there are other good development projects in
the region, it is the intent of this program to highlight only those that are on the
cutting edge of smart growth.

The foliowing are the project criteria that are specific to the project’s design. A
set of questions tailored to each criterion will help the project sponsor determine
whether each criterion has been met.

Base Criteria (Prequalifying Standards):
At a minimum, a proposed project must meet all of these five criteria:

Location: The project must be in an area designated and appropriate for growth
or revitalization, most particularly for infill development or sites adjacent or close
to developed residential or commercial areas. It should take advantage of
existing or short-term planned public water and sewer service, and should be
accessible to public transportation.

Density, Design, and Diversity of Uses: The three Ds of good, smart growth
development must be present, either within the proposed project or in the vicinity.
That is, a project or an area must have sufficient density and scale to support a
mix of uses, walkability, and public transit. The project should be designed so
that it is integrated into the existing community fabric.

Transportation/Mobility/Accessibility: The project should be designed, located,
and progremmed to offer alternatives to single occupancy vehicle trips, by

©,



Criteria

Following are the criteria that all selected projects must meet. Each
criterion is accompanied by several questions. While not all projects must
address all of the questions, a preponderance of positive answers will be
required to win recognition.

1. Location. The project should be developed in an area where growth
is desirable.

O s the project in an area designated for growth, intensification, or
revitalization by the local jurisdiction?

O Is the project a redevelopment or renovation on a site with
previous disturbance?

O Is the site within or to be annexed to a city or town, or is it within a
designated town center or village area, or will it effectively connect
to a neighborhood, community, or town center?

O |s the development within a current or planned public sewer and
water service area, and when will it be serviced by public sewer
and water?



The density guidelines are based on typical net densities for each
development type, shown in the table. Pending the work with the pilot
projects, these densities will guide the review committee’s evaluation.

Density Guidelines

Location

“Within 0.5 miie from |

fixed-rail station

[ Residential Component

1

Employment
Component

Multifamity

Exceeds 25 dwelling unit per
acre

Between 1.5 and 3 FAR or
higher

Highest densities
concentrated at rail station

Farther than 0.5 mile
from fixed-rail station

Single-family detached units: 5
single-family, detached units
per acre if the project consists
only of single-family homes; 7
single-family detached units per
acre for a development with
mixed housing types.

15 single-family, attached
homes per acre

25 multifamily, attached units
per acre

Exceed a 1 FAR

Suburban areas

Exceeds 7 dwelling units per
acre

Some exceed 0.5 FAR

Rural/village/small

town area

| 4 dwelling units per acre
i

No density target




2¢. Diversity. Although mixed-use projects are preferred, at a minimum,
the project should add to the mix of uses in its surrounding area.
- ¥ ‘ : 3 L EE 6
. g f .

O Will the proposed land uses help to balance the jobs, housing, and
services mix of the surrounding community?

O If the project is located within a half-mile of a fixed-rail transit
system or an area of a single land use type, will the proposed
development balance the jobs, housing, and services mix with the
uses already there?

O |If the project is located farther than a half-mile from a fixed-rail
transit system or near an area of a single land use type, will the
project offer an effective internal mix of residential and commercial
uses?

[0 Wil the project promote vertical integration of land uses, for
example, housing above stores, or is there more than one use
type in a single building?



Transportation, Mobility, Accessibility. The project should offer alternatives
designed to reduce dependency on single-occupancy vehicle use.

[0 Is the project designed and located within a half-mile of other
land uses and transportation options to encourage residents and
workers to walk or bike to school, parks, shops, and services
and to use public transit?

O s there safe and direct pedestrian and bicycle access through
well-marked crosswalks on site and links to external areas?

O Does the pedestrian/bicycle design include landscaped, lighted
trails that are independent of the street or highway edge and that
go to adjoining communities and neighborhoods, and to other
trail systems?

O Wil the project design support and encourage internal
circulation and local pedestrian use (i.e., provide sidewalks
between residences and other land uses, streetscaping, and
traffic calming) and bike travel?

O  Are the project’s internal transportation connections linked (e.g.,
do they connect paths, sidewalks, or transit routes with each
other?), and will its design and location enable the creation,
extension, or improvement of additional public or private transit
in the community?

O If congestion is a problem, will the project contribute
to/participate in transportation demand management and/or
provide incentives for transit use?

O  Will the project minimize street widths and off-street parking by

using good design, shared parking concepts, and transportation
management techniques?

€,



4. Environment. The project should be sensitive to existing
environmental features and protect natural resources where feasible.
Where possible, sustainable design features should be incorporated
into the project's design.

O Will the project senstively protct, or contribute to the protection
of, wetlands, forests, agricultural lands, and aquifer recharge
areas and sustain areas of unfragmented ecosystems?

0O Will the project protect existing stream and river buffers or create
new buffers?

O Will the project avoid disturbing steep slopes (more than 15
percent) and highly erodible or unstable soils?

1 Will the project incorporate natural or engineered solutions to
prevent (or reduce existing) nonpoint source pollution within a
single, small watershed?

0O Does the project reduce stormwater runoff by providing for on-site
water retention, infiltration or staged release? Does the project
incorporate a green roof? Does the project re-use gray water?
Does the project contribute to off-site stormwater retrofits or other
stormwater reduction solutions?

O Wil the project protect or restore a variety of on-site habitat,
particularly for threatened or endangered species?

O Wil the project’s open-space areas be connected to protect green
infrastructure?

O Wil the project, by its location and design, help reduce air
poliution?

[0 Does the project systematically protect existing trees?



Community Assets. The project should benefit and enhance the
existing community.

5a. Benefits. A range of benefits should be considered.

a

Will the project fulfil the goals of an approved community
revitalization or development plan?

Will the project offer the community a significant guality-of-life
benefit such as a park, a school site, a civic structure or use?

Will the project offer a significant benefit to the arts community by
creating exhibition space, theaters, studios, or other features?

Will the project offer the community a significant economic benefit
such as jobs, tax base, cultural arts, etc.?

Will the project help support or benefit existing schools?

Will the project connect its open space internally, and will it link its
open space to external or community open-space resources?

Will the project retain, restore, and incorporate existing historic
structures and sites?

Will the project work to retain or relocate any displaced business
and residents?



SMART GROWTH ALLIANCE

November 22, 2004

Mr. Matthew Hurson
The JGB Companies
4445 Willard Avenue
Chevy Chase, MD 20815-3610

Rt Upper Reox — Sman Growin Recognition
Dear Mr: Hurson:

We are pleased to inform you that the Smart Growth Alliance’s Project
Recognition Jury has recognized Upper Rock as a Smart Growth Project
Proposal.

The Smart Growth Alliance (the “SGA") is a joint effort of the Greater
Washington Board of Trade, the Chesapeake Bay Foundation, the
Metropolitan Washington Builders’ Council, the Coalition for Smarter Growth,
and the Urban Land Institute Washington. The SGA'’s mission is to research,
identify and encourage land use, development and transportation policies and
practices that protect environmental assets and enhance our region’s quality
of life. The Alliance’s Recognition Program distinguishes specific
development proposals that exemplify smart growth characteristics.

The Recognition Program uses criteria including project location, mobility and
accessibility, density, design, diversity of uses, affordable housing, the
environment, community assets, and public participation to evaluate project
proposals. The Alliance’s Recognition Jury meets quarterly to review project
proposals and to select those best meeting the criteria.

The jury met on October 6, 2004 to review a number of projects including
SGA ParT~ers  Upper Rock. The review included a careful analysis of each project based on
specific information submitted with the application and independent research
and review by staff for SGA. Applying all of the SGA criteria (see copy
Urban Land Institute  enclosed), the jury agreed to recognize your project as a Smart Growth
Washington  Project Proposal. The jury believes your proposal for a mixed-use
neighborhood “village” is a far better use for the site than the current single-
Chesapeake Bay  yse by-right zoning. The new urbanist design principles used in the site
Foundation  4esign should make for the creation of a genuinely walkable neighborhood.
_ The jury also strongly supports community input, and recognizes the week-
Greater Washington |on4 charrette process sponsored by the JBG Companies. As you move
Board of Trade  ¢5yard the jury encourages you to improve pedestrian and bicycle access to
the King Farm neighborhood and the Shady Grove Metro station.
Additionally, in keeping with the “green” theme of the project, the
incorporation of green roof technology would be beneficial.

Coalition for
Smarter Growth

Metropolitan Washington

Builders Council ~ 1N€ jury recognizes a project proposal based on the project's design as of the

time of the jury’s review and based on the information available to the jury at
the time of review. The jury reserves the right to modify or revoke its
recognition if the project changes so significantly that it no longer meets one
or more of the SGA criteria. For projects at an early development approval

SGA c¢/o ULL 1025 Thomas Jefferson(Sugtt N.W., Suite 500 West Washington, DC 20007-5201 » sga@uli.org
/)



11/24/2004 Page Two

stage, we encourage work by the developer and the public authorities to fully
utilize the Smart Growth Recognition Program criteria as such design details

are finalized.

We consider this letter confidential, and will not share it with anyone without
your approval. You may, however, use this letter as you choose. If we can
provide more support, such as by submitting comments to any of the public
reviewing bodies, we would be glad to do so.

Sincerely,

SEH o

Sam Black, Chairman
Smart Growth Recognition Program Jury

Enclosure



Gaithersburg High School PTSA, Inc.
314 S. Frederick Avenue
Gaithersburg, Maryland 20877

November 30, 2004

Mayor and Council

City of Rockville

111 Maryland Avenue
Rockville, Maryland 20850

Re: Upper Rock District Proposal

Dear Mayor and Council Members:

I am writing to express support for the development of the proposed Upper Rock District
project. As President of the Gaithersburg High School PTSA (“GHS PTSA™), I was approached
several months ago by the JBG Companies to explain their proposal and to learn from the PTSA
the challenges faced by the school. We were able to arrange a subsequent meeting with Dr. Gary
Miller, Principal of Gaithersburg High School, and corduct a thorough discussion of the status,
plans and needs for both facilities and programs.

The primary challenge faced by the entire Gaithersburg High School community is the
need for a permanent addition to the school to relieve overcrowding. There are currently twelve
(12) portable classrooms at the school. MCPS has included in its FY2006 capital budget the
funds necessary to construct a sixteen (16) room addition to the school which will substantially
eliminate the use of portables at the school.

IBG offered to work with MCPS and the GHS PTSA to accelerate the construction of the
addition at the school through the provisions of the County School Impact Tax. If the addition
cemains on schedule for FY2006, this will not be necessary. We look forward to working with
JBG as a school business partner to support other school equipment or program needs.

There are a number of key reasons the GHS PTSA is able to support this proposal:

e The recently adopted School Impact Tax imposed on new development, including the
Upper Rock District project, is a critical source of funds for school construction. It is
estimated the project will generate over two million dollars of funding for school
construction. In order to keep projects like the Gaithersburg High School addition on
track during times when State and County budgets are limited, Impact Tax dollars must
be generated from new developments.

@



Gaithersburg High School PTSA, Inc.
To: Mayor and Council, City of Rockville
Page: 2

¢ Projects like Upper Rock are proving to add few students to our schools. In a school with
a population of over 2,000 students, the revenue generated from the Impact Taxes far
outweighs the financial impact of the 10-14 new students projected to come from the
Upper Rock development. If used wisely and creatively, the Impact Taxes generated by
the Upper Rock District project for school capacity issues will benefit all of the students
at Gaithersburg High School.

While concrete solutions to problems like overcrowding are criucal, it is clear that the
JBG Companies intends to be a long-term, proactive partner with the PTSA and MCPS in
devising and supporting efforts to make our schools successful. We recommend that you
approve the Upper Rock District development.

If you have any questions regarding my recommendation, please do not hesitate to
contact me at my office (301-977-8400) or on my cell phone (301-437-5653).

Sincerely,

Linda K. Dutka
President



Attachment 3

UPPER ROCK TRAFFIC SUMMARY

B | AM. Peak : P.M. Peak
Existing & Approved
Development ] |
SAMHSA ‘ 397 ‘ 363 :
App. Phase 111 19l 1 &8
117,000 s 1. ‘
5 Choke Cherry Bldg. 73,700 117 j 126
s.f. 1 |
Total Trips from | 705 677
Existing & Approved 3
Development ! |

PDP — New Trips 5 1 ‘
750 m.f d.u. ? 303 | 354 |

94 Senior MPDU | 8 | 10 |
Restaurant — 9,000 s.f. ‘ 7 i 67
Spec. Retail — 14,500 s.f. 10 | 39
B Total New Trips : 328 | 470
| | | 188
' Existing/Approved Trips to be :

Subtracted ; 3
| 5 Choke Cherry Off. 117 ! 126 !
| (Converted to m.f. d.u.) i : f

*Phase 111 office % 191 i 188 !
(117,000 s.f) : ‘
| PDP New Trips minus I 328-117-191= | 470-126-188 =
i Subtracted Ex. Trips = ; 20 : 156
! ! !

Net New Trips

Total Site Trip Generation

SAMSHA 1 397 ‘ 363
New Trips from PDP ‘ 20 i 156
: Total Trips I 417 | 519

Note: The applicant’s traffic analysis did not include the trips from the approved Phase
111 office buildings of 117,000 square feet in their background analysis. This was the
most conservative approach. Staff notes that since this office space has an approved Use
Permit, it could be included in the site generated trips to be subtracted. If not subtracted,
the net new trips equals 191 in the am. peak and 188 in the p.m. peak.
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Attachment 4

Applicant’s Response

The Applicant has provided the following information in response to the questions posed
by the Mayor and Council at the public hearing:

Green Space

In response to the request for additional information regarding the quantity and naturc of
the Green Space provided in the Upper Rock District Proposal, we have attached to this
memo an exhibit with a plan and arca summary noting the location of the two principal
types of Green Space in the proposal:

Feature/Program Space. This includes larger contiguous spaces in which will be located
areas for active recreation and performance spaces. Feature/Program Space comprises
approximately 66% of the total Green Space. The required Green Space is 40% of total
site area.

Pedestrian Circulation Space. This includes spaces throughout the community which are
reserved for pedestrian circulation, including passive relaxation spaces. Pedestrian
Circulation Space comprises approximatelv 34% of the total Green Space requirement.

The above notes spaces were categorized as featuring cither predominately green/soft
landscaped areas (about 59% of total Green space), or predominately hard-scaped plazas
and walkways (about 41%).

IL.andscaped Wall

In response to the request for additional information regarding the landscaped wall
(formerly known as the ““art wall”), we offer the following:

The planner (DPZ Architects) offered concept planning during the charrette process.
Among the key elements identified by the planner:

1. Serves to both screen parking structures and act as a large sculptural element
visible from [-270 and Shady Grove Roads.

2. Extends from King Farm property line to the surface parking lot serving 5 Choke
Cherry Road. Approximately 50 feet tall.

L]

3. An ‘armature’ of steel or some other material on which you can “sling’
environmental stuff.

/7



4. Sometimes, there’s a void so you can sce through i1t. It’s slightly transparent. But,
it’s also not all entirely blank because every once in a while, at the end, a building
comes forward and an inhabited space pops through.

Images from the Charrette depicting the Landscaped Art Wall are shown below.

Details of the design of the wall, including the construction materials, art content,
maintenance, cte. will be addressed at the Use Permit stage.

View of Landscaped Art Wall from 1-270 ramp

Bird's Eve View from the intersection of Choke Cherry
and Shady Grove Roads

@



King Farm

See attached letter of December 21, 2004,

Retail Viabilitv

In response to the request for additional information regarding the viability of the retail
space proposed in the Upper Rock District Proposal, we have prepared the following to
summarize certain objectives of the retail space.

The characteristics of the retail space in the Upper Rock District Proposal include the
following:

1. The retail uses that will be proposed in the market place are small scale, specialty
retail with no national chains and no high volume, carriage-trade businesscs.
Prospective tenants for the market place will include independent crafts makers
and dealers, artists and art dealers, rare book and music dealers, etc. Such
operators are generally considered ‘specialty retail” and operate successfully in
destination locations not suitable for higher volume retailers.

2. The retail space is modest in size and is intended to work with and complement
the Live/Work units that are co-located with the retail market place. The
Live/Work units line Choke Cherry Road at the entrance to the community and
provide a low-scale commercial setting for the market place businesses.

3. Weekend and holiday sales events promoted in Upper Rock and King Farm will
encourage community support of the unique retailers. Generous sidewalk and
flexible travel lanes will provide an appropriate location for ‘side walk’ sales and
other marketing events.

The objective of the Upper Rock District’s retall incubator is to provide a vibrant but
lower scale commercial core to the community and a unique destination amenity to the
citizens of King Farm. The retail space is not intended to compete with the retail space
located on Shady Grove Road or the commercial operations in King Farm.

Parking for the specialty retail is provided with on-street parking directly in front of the
market place building and in structured parking accessed from the immediate vicinity of
the retail market place. The ground-level parking within the garages has proven
successful in other developments especially when plentiful directional signage 18
employed at the retail areas.

Building Facades

The following is provided in response to the request for additional information on fagade
dimensions principally for buildings facing public roads. Blocks containing buildings
facing public roads are as follows:



Blocks G and H face the 1-270 ramp and will be substantially screened by the
Landscaped Art Wall. The planner (DPZ Architects) has provided that facades of
buildings within these blocks penetrate the Art Wall with such penetrations being
approximately 45 to 60 feet.

Block B includes the existing building at 5 Choke Cherry Road which has a total facade
length of approximately 260 feet. The principal facade plane is approximately 220 feet.
This Upper Rock District proposal includes converting this building to residential use and
constructing an addition that will reduce the facade to 200 feet.

Block C includes a building with frontage on Choke Cherry Road. The building fagade is
curved and 1s lined with live/work units at the ground level making an assessment of
fagade length somewhat subjective. The length of the block fronting Choke Cherry Road
is approximately 160 feet. The building to be constructed on Block C is expected to be
articulated such that the facade appears to be comprised of smaller, individual
architectural components that will have the affect of lightening the facade.

Block E includes two structures with frontage on Choke Cherry Road.
e Building E1 with a fagade of approximately 140 feet on Choke Cherry Road and
e Building E2, a taller building with a facade of approximately 60 feet in Choke
Cherry Road

As designs of all buildings are developed, refined and reviewed at Use Permit Stage, care
will be exercised to reduce long, unbroken facades and encourage interesting, dynamic

designs.

Roadwav Sections

StreetWorks has prepared sample section diagrams, which are attached.
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Tue JBG COMPANIES

December 21, 2004

Deane Mellander

City of Rockville Planning
111 Maryland Avenue
Rockville, Maryland 20850

Re: Upper Rock PDP 2004-0007

Dear Deane:

As requested by the Mayor and Council at the Upper Rock Public Hearing on December
6, 2004, JBG has begun a dialogue with King Farm Associates to work towards
integrating the two projects along their common boundary.

I met with Mark Gregg of Penrose Group on December 16, 2004. We reviewed the
schematic plans for each property and the manner in which the properties relate. JBG
will continue to communicate and interface with Penrose as our plans become more fully

developed.

We will keep the staff updated as the dialogue develops.

Sincerely,

o
velease=al

Managing Director

cc. Mark Gregg
Nancy Reglin
Matt Hurson

4445 WILLARD AVENTUE CHEVY CHASE, MARYLAND 20815-3690 (240) 333-3600 TELEFAX: (240) 333-3610

(o)

€



Attachment 5

City of Rockville
MEMORANDUM

December 2, 2004

TO: Mayor and Council
FROM: Planning Commission

SUBJECT: Recommedation on Preliminary Development Plan application PDP2004-00007 -
Upper Rock District; JBG, Applicants

At its meeting of December 1, 2004 the Planning Commission reviewed the above referenced
Preliminary Development Plan (PDP) application. The proposal is to construct a mixed-use
project under the optional method of the I-3 Zone at the intersection of Shady Grove Road and

Choke Cherry Road.

The Planning Staff Report recommended approval of the PDP with conditions. The Planning
Commission received comments from the staff, the applicant, and members of the public. The
applicant indicated that they concurred with all of the conditions of approval recommended by
the staff. Several citizens spoke to the application. All of them supported the proposed project.
William Meyer raised concerns about addressing noise issues for residences that would face onto

1-270.

Two members of the City’s Traffic and Transportation Commission also spoke. John Ober
would like to see that when the Corridor Cities Transitway is designed that it include pedestrian
and bicycle access across I-270. Richard Resnick asked that the conditions be expanded to
include provisions for lining up the crosswalks and bus shelters along Shady Grove Road at the
Choke Cherry Road intersection. In addition, he recommended that the traffic mitigation
measures proposed by the applicant be accelerated so that the become available during the early
phases of the project rather than at the end.

The Planning Commission strongly supports the proposed PDP application. All of the
Commissioners commended the applicant for the extensive public outreach program prior to the
filing of the application. Commissioner Ostell is concerned that the density proposed is higher
than it should be, given the amount of traffic and parking that the project will generate. In
recommending approval of the application, the Commission does recommend modifications to
some of the proposed conditions. Condition 4 should be modified to include the applicant’s
proposal to add a left turn lane from eastbound King Farm Boulevard to northbound Frederick

@



Page 2
December 2, 2004

Road (Rt. 355) as a mitigation measure. Condition 9 should be expanded to cover the necessary
alignment of bus shelter locations and crosswalks at the Shady Grove Road/Choke Cherry Road
intersection, in coordination with the Montgomery County Department of Public Works and
Transportation. Condition 16 should be modified to change the word ““should” to “shall”, so as
1o read “Building desiens shall incorporate green building and LEED energv efficient standards™.
The Commission aiso recomniends that the proposed raiilc mitigailon measures be instituted
with the beginning of project construction, rather than at the end. With these recommended
modifications, the Planning Commission, on motion of Commissioner Holtz, seconded by
Commissioner Ostell, voted to recommend approval of the proposed PDP by a vote of 7 to 0.

/dem

cc: Planning Commission



Attachment 6

CITY OF ROCKVILLE PLANNING DIVISION
STAFF REPORT

November 23, 2004

SUBJECT: Preliminary Development Plan
Application PDP2004-00007 -
1 — 11 Choke Cherry Road

Upper Rock Dismet
Applicant: ~ The JBG Companies

Owrer: JBG/Shady Grove Land LLC
JBG/™M Market Sguare ] LLC
JBG/S Choke Cherry LLC
4445 Willard Avenue
Chevy Chase, MD

Date Filed: September 13, 2004

Lcceation: Choke Cherry Road and Shady Grove Road

REQUEST:

. The applicant requests approval of 2 Preliminary Development Plan to redevelop the
property at the southeast corner of Choke Cherry Road and Shady Grove Road,
consisting of 19.8 acres in the I-3 Zore. The application requests approval under the
cptional method of development for 844 multi-family, live-work, and age-restricted
residential units, 238,086 square feet of office, 14,500 square feet of incubator
retail/office, and 9,000 square fee: of restaurant space.

PREVIOUS RELATED ACTIONS:

A 9-story, 238,086 square foot office building was approved and constructed under Use Permit
USE2003-00655. Two additional office buildings were approved under Use Permit USE2003-
00658, totaling 117,000 square feet. These have not been constructed.

RELEVANT ISSUES

In reviewing the application, the folicwing isstes emerged and have been addressed:

» Compatibility with the Citywide Master Plan recommendations.
o« The relationship to other adjoining uses around the site.

e Traffic impact, access, or-site circulation and parking needs.

e Impact on public schools and other public facilities.

-
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Staff Report -2- November 23,2004
PDP2004-00007

ANALYSIS

Background

The subject property is at the northern edge of the City. The site is a part of the Danac
Technological Park, that was developed under the I-3 Zone in the 1960°s and early 1970’s.
Originally, the Kodek processing (aboratory occupied the rear portion of the site. A 3-story,
73,700 scuare ‘oot office bullding was tuntat S Croxe Cherry Read This building is proposed

10 be retained, but converted to residential use under the PDP application.

Property Description

The property is approximately rectangular in shape. It is bounded by Shady Grove Road on the
west, Choke Cherry Road on the north, Piccard Drive and the King Farm on the east, and the
Shady Grove Road interchange of [-270 on the south. The site consists of 19.81565 acres,
divided into four ownership lots: 9A, 9B, 9C, and 9D. These ownership lots were predicated on
the approved use permits for three new office buildings and the retention of the building at 5
Choke Cherry Road. If the PDP is approved, the ownership lots will likely be replatted.

Aerial View of Subject Site

As 2 condition of approval of the use permits, the applicant was required to extend Choke Cherry
Road east fom the cul-de-sac to connect with Piccard Drive. This work is nearing completion.
The connection will be opened when the King Farm completes censtruction of housing along

=z
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Staff Report -3- November 23, 2004
PDP2004-00007

Piccard Drive near Gaither Road. The Mayor and Council have approved portions of the bulb of
the cul-de-sac for abandonment, subject to meeting the conditions cf approval of the use permits
previously approved for this site.

Under Use Permit USE2003-00655, the applicants have constructed a 9-story office building that
has been Jeased by GSA for use by the Department of Health and Human Services, Substance
Anuse and Mertal Health Services Administration (SAMHSA). This building has recently been
compieted and occupiec.

Proposal

The Preliminary Deve.opment Pian (PDP) has been filed under the optional method in the I-3
Zone. The optional method allows for a greater range of uses, reduced parking requirements,
and more flexible development standards than are available under the standard zoning
provisions. The PDP must be approved by the Mayor and Council. The subsequent use
permit(s) must be approved by the Planning Commission and be in conformance with the
provisions of the approved PDP.

The application proposes to retain the new S-story SAVISHA office building leased by GSA,
totaling 238,086 square feet. The application also proposes to retain the existing 73,700 square
foot 3-story office buiiding at S Choke Cherry Road. However, this building is proposed to be
converted to 100 loft-type “live/work” units. In addition, the proposal calls for constructing four
other multi-family residential buildings with associated parking. Finzlly, the application
proposes 14,500 square feet of retail/office, divided approximately equally between the two uses.
There will also be 9,000 square feet of restaurant space.

The following chart summarnizes the proposed development:

| Use Description - Dwelling Units | Square Footage
Office General office ! 245,337
Multi-family ' Apartments ! 524
“Live/work” units Loft-type units to include

: Live-in work space 126 :
Retatl Specialty retail , 7,250
Restaurant 1 | 9,000 |
Senior housing | MPDU Senior housing 94
Total i ! 844 261,587

The “live-work’ units will be distributed throughout the project. Most of the loft units will be in
the converted office space of the existing building at 5 Choke Cherry Road.

Interrelationship between the Preliminary Development Plan (PDP), Illustrative
Plan and the Use Permits

—re PDP sets the overzl! levels of deveiopment at a corcept plan level. The PDP is
impiemented by a subseguent Use Permit that serves as the detailed site plan and the

7
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Staff Report -4- November 23, 2004
PDP2004-00007

peint at which compliance with the development standards (setbacks, height, parking
requirements) and the design guidelines are evaluated. There are two separate plans
associated with the PDP - a concept plan and an illustrative plan.

The concept plan or bubble diagram identifies the total amount of development (by type),
suilding heights, and the number of parking spaces. This is the plan that will be acted on
by the Maver and Council. The concept plan sets the overall development density

s A

N A ATl Am G AT (Y oot —ay e g X' RL ~ - ~ -
enve.ope. Minor realjccauons ¢ Censilies Mmay O€ 2.0WeL CLnlE the epproval of Use

Permits, so long as the overali density enveiope is not exceeded.

The second plan is an illustrative plan that shows proposed details that will be fully
evaluated as part of the subsequent use permuts. The illustrative plan is an exhibit in the
PDP approval, but the actual layouts are not approved as part of the PDP. It has been
extremely helpful to have the illustrative plan to show the intent of the development,
establish access points, and to provide a sense of the scale and design of the proposed
buildings. As a result, staff has identified a number of detailed issues that will need to be
resolved prior to the appreval of use permits. These issues are listed beginning on page
10. The illustrative plan is shown on Attachment | for reference.

Section 25-683(a) also provides that approval of the PDP constitutes approval of a
Preliminary Subdivision Plan. In this case, the property has already been recorded as Lot
9 as part of the previcus use permit activities. Attachment 4 shows the current record lot

with ownership lots.
Development Standards — Optional Method

This project is procceding under the optional method of development in the I-3 zone.
Under this procedure, the Mayor and Council may grant a greater variety of land uses and
flexibility in setback requirements where development complies with more extensive
standards of urban design review and traffic impact review and mitigation. In addition,
there is more flexibility in development process, and an allowance for reductions in the
parking requirements. In this case the applicant is pursuing the cptional method to
expand the range of uses and flexibility in setback requirements.

The optional method sets forth the foliowing set of requirements, which are accompanied
by the staff’s findings for each:

1. The site must satisfy one of the foliowing requirements:

a. The property is a minimum of forty (40) acres; and
i. A portion of the property 1s adjacent and contiguous to a Comprehensive
Planned Development; and
ii. A portion of the property :s jocated adjacent to an interstate highway; and
iii. A porion of the property :s within fifteen hundred (1,500) feet of 2
planned or programmed transit station; or
o} The property is a minunum of ten (10) acres; and

N
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PDP2004-00007

i. A portion of the property is located immediately adjacent and contiguous
to 2 Comprehensive Planned Development; and
ii. The preperty provides for a future transit right-of-way, transit center,
transit station or other public trans:it criented component acceptable to the
Mayor and Council; and
iii. A portion of the property is located adjacent to an interstate highway; and
iv. A portion of the property is within fifteen hundred (1,500) feet of a

sianned or programmed trans:t station

The application conforms with subsection b above. 1t exceeds 10 acres in size,
provides for a future transit right-of-way, is adjacent to I -270, and is within
1,500 feet of a planned transit station along the Corridor Cities Transitway on the
King Farm property.

2. The applicant must submit a ‘raffic study in conformance with the Comprehensive
Transportation Review.

A traffic study has been submitted and reviewed. The traffic report is covered
separately in this staff report.

A draft declaration to be executed by all property owners which sets forth the
rights, responsibilities, and duties of each property owner with respect to the
amenities, open space, private infrastructure, dedications and any other
otligations required under the Preliminary Development Plan for multiple
pbuilding projects. The draft declaration shall include a proposed phasing
schedule, which corresponds to each stage of development with the
implementation of the rights, responsibilities and duties set forth in the
Preliminary Developmert Plan application. The draft phasing schedule shall
include, to the extent relevant, information regarding the provision of the
following items: lighting, paving, open space, landscaping, stormwater
management, pedestrian connections, parking, transit stop, roadway dedications
and extensions, and any other obligations required under the Preliminary
Development Plan. The declaration shall be finalized in the form approved by the
Mayor and Council with all relevant conditions of approval incorporated therein.
The finalized declaration shall be executed by ail property owners, with a copy
forwarded to the Mayor and Council, and recorded among the land records of
Montgomery County prior to the issuance of the first Use Permit for development
within the Preliminary Development Plan area,

(OS]

A draft declaration has been submitted with the application materials.
4. A circulation plan indicating the public pedestrian ways linking all elements of
the development with neighboring properties and any planned or programmed

transit way station,

A circulation plan has been submitted as part of the application materials.



Staff Report -6- November 23, 2004
PDP2004-00007

S, A Natural Resources Inventory/Forest Stanc Delineation as required by the City’s
Environmental Guidelines.

A Natural Resources Inventory/Forest Stand Delineation application was
previously approved for this site as part of the processing of Use Permit
USE2003-00658. The NRI/FSD will need to be updated to reflect the changes
proposed in the application.

Required Findings

Optional method approval requires the same findings as a preliminary plan of subdivision. The
required findings are listed below with a brief statement regarding the finding. Detail
informatior supporting the findings is contained in the relevant sections of the staff report.

In reviewing Preliminary Development Plans, the Mayor and Council must make the
following findings:

(1) That the proposed development will not affect adversely the health or safety of
persons whe will reside or work in the reighborhood of the proposed development,
and

(2) That the proposed development will not be dewimental to the public welfare or
injurious to property or improvements located or to be iocated in or adjacent to the
development; and

(3) That the proposed deveicpment will not be inconsistent with the intent or purpose of
this division or article; and

(4) That the proposed development will not cverburden existing public services,
including water, sanitary sewer, public rcads, storm drainage and other public
improvements; and

(5) That the proposed development complies with the development standards and
requirements set forth in this division; and '

(6) That the proposed development complies with any applicable develcpment staging
and adeguate public facilities requirements; and

(7) That the proposed development promotes the City’s environmental objectives as set
forth in the Environmental Guidelines.

The stafT finds that the proposed development complies with the standards and
requirements of the optional method and the 1-3 Zone for height, setbacks, and green
area. The provision of live/work units and on-site retai] and restaurant space will tend to
reduce off-site raffic generation. The application also proposes 10 utilize “green”
construction methods, which will save on energy consumption. Staff therefore finds that
the application will not have an adverse impact on the health and safety of residents or
workers in the neighborhood.

2. The proposed development conforms to the opticnai method provisions for fand uses and
densities. The approved development includes two unbuilt office buildings totaling
117,000 square feet. The traffic assigned to those appreved buildings is subsumed into
the traffic gencration for the proposed development. The access points to the sitc are
consistent with existing points of access. The compieticn of the extension of Choke
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Cherry Road under conditions of approval of the use permit for the GSA office building
means that there will be better traffic distribution for the project, without all of the traffic
having to go through the Choke Cherry-Shady Grove Road intersection. There is
sufficient public water and sewer service available (via WSSC) to serve the site. Other
sites adjoining the property are ceveloped, or approved for development, with
commercial office uses. Staff conciudes that the proposed development will not be
de'=renta’ to the public we!fare or infuncus ¢ propenty or improverments adjacent to the
proposed deveiopmer:.

3. The optional method in the I-3 Zone was adopted for the purpose of expanding the types
of uses and character of development that couid be allowed in the zone. The application
complies with the standards and requirements of the optional method, and is therefore
consistent with the purposes and intent of the code.

4. Based on findings detailed elsewhere in this report, the staff finds that the proposed
application will not overburden public facilities needed to serve the proposed
develcpment.

5. The application complies with the standards and requirements for the optional method in
the I-3 Zone.

6. The applicant has submitted a traffic report, which irdicates that, with mitigation, the

new trips generated by the proposed development can be accommodated. In addition, the
Applicant has agreed to consinuet adcitional capacity and bikeway improvements, beyond
that which is required by the CTR o mitigate their impact, which will improve the
overall transportation network in the region. ne application also indicates that the
project will be constructed in phases, as follows:

(H Construct § new residential buildings and the service retail.

(2) Convert the building at S Choke Cherry Road from office to residentia; lofts,
and construct an addition to S Choke Cherry Read for additional lofts and
restaurant space.

7. The applicant proposes to achicve at least a LEED Certified rating for the new buildings.
This, combined with the open space, storm water management, and forest conservation
requirements, is consistent with the City’s Environmental Guidelines.

Parking

Parking reducticns may be requested by the applicant under the optional method. However, the
applicant is proposing to meet the minimum parking requirements for each use proposed. A total
of 2,116 spaces are required, and that is number proposed. Final parking tabulations will be
made at that time. The applicant has suggested that the live/work units wil] require only two
spaces per unit. Documentation of this will be required at the time of Use Permit consideration
and will have to be reviewed by the Traffic and Transpertation Division prior to Planning

Commission acticn.
Moderately Priced Dwelling Units
The applicant is proposing 750 market-rate housing units. The Code requires that 12.5% of the

snits be moderately-priced, or 94 MPDU's. The app.ican: has offered that these units be made
available as age restricted (age S and above) active sen‘or housing. If the units are not all taken

%)
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by seniors, then the remaining units would be offered to other qualified persons or households con
the City’s or County’s waiting lists.

Schools

Using the current student generation rates provided by Montgomery County Public Schools, the
proiect would generate the follewing numbers of students. The generation rates used in the
s1a7s calculatons are the cfficial rates provided by MCPS for high-rise muln-family residential
devetopment. The numbers c:ted by the applicant are pased on samples of similar types of
development in the County, but are not yet established as official rates. The MCPS and M-

NCPPC staffs are still working on updating the school generation rates, which were last revised
in 1996.

844 units
Elemertary School: 57 students
Middle School: 19 students
High School: 14 students

For planning purposes, we assume that this project will not be fully cccupied until the 2007-2008
school year. The adopted MCPS CIP provides the following for that horizon school year:

Rosemont Elementary School: Program Capacity — 611; Enrollment - 514
Forest Oak Middle School: Program Capacity — 942; Enrcliment — 905
Gaithersburg High School: Program Capacity — 2,126; Enrollment — 2,246

With the proposed development, the elementary and micdle schools will remain within program
capacity. As indicated by the applicant in their discussions with Montgomery

County Public Schools, the generation rates for this type of development may in fact be
overstated. An added 13 high school students represents only 0.6% of prcjected enrcllment at
Gaithersburg High School. Staff does not recommend deferral or denial of the proposed
development solely on school capacity grounds.

Environmental Review
Public Sewer

Sewer service is already provided at the site by WSSC to serve the existing development.
There will be a net increase in sewer usage with the change tc a predominantly residential
development. This development is located within the Muddy Branch sewershed. The
sewer lines servicing the site connect to the existing Muddy Branch sewer. There is
currently a transmission capacity constraint in the Muddy Branch sewer main passing
under 1-270. The applicant will need to demonstrate that the transmission capacity issue
will be remedied pricr to the issuance of building permits. This issue will be further
zddressed at the time of Use Permi: review. Wastewater treatment will be provided at the
Blue Plains Wastewater Treatment Plant in the District of Columbia.

|
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Public Water

The Washingten Suburban Sanitary Commission currently provides water service to the
site to serve the existing development.

WSSC has adequate facilities to provide service demand volume and street level water
sressure as recommended By the Amencan Walds Works Asscciatier (AWWA) High
rise buildings may require secondary water supply for fire protection of the upper floors.
This will be determined as part of the building permit review process.

Stormwater Management (SWM)

The Department of Public Works has approved the SWM concept plan on November 23,
2004. The applicant shall utilize the most recent design and sizing requirements
according to the City's SWM regulations and the Maryland Department of the
Environment (MDE) guidelines as contained in the Jatest version of the Maryiand Storm
water Design Marnual. Storm water maragement for quantity control will be provided by
a storage vault located uncer Garage H (Block H). Storm water management for quality
control will be provided by underground structura! filtering practices and underground
recharge chambers iocated throughout the site in either open areas or beneath a parking

garage.
Flood Plain
N ‘ood piains ex:st within the limits of the prepesed deveiopment.

Green Area

The application proposes to meet the minimum 40% green area requirement of the [-3
Zone. The staff recommends that sufficient active recreation areas be provided to serve
the expect population on the site. This may include contributions for provision of
additional cpen space and recreation facilities in the surrounding neighborhood, such as
the King Farm Park and the King Farm Farmstcad Park, tc supplement the on-site
recreation facilities.

Sustainable Design

The applicant is proposing te explore a range cf sustainable design strategies for the
project. These may include the following:

e Green Roofs

e Daylighting in design

» Utilize environmentally sensitive matenals

s Natural systems approachcs to stormwater management

o Frergy cfficiency and LEED Green Building Rating System



Staff Report -10- November 23, 2004

PDP2004-00007

The final details of these options will be reviewed during the use permit review process.

Public Art

The applicant will be required to provice publicly-accessible art in accordance with the
provisions of Chapter 4 of the City Code. The amount required is $264,688. The location and
character of the art will be determired during the use permit review process.

Transportation

The Transportation Division has reviewed the Comprehensive Transportation Review submitted
by the applicant, which took into account the needs of motorists, pedestrians, bicyclists, and
transit users. City staff’s recommendations, which serve to mitigate potential transportation
impacts, of the proposed PDP, are included in the staff recommendation on attachment 6. These
include improvements at the intersections of Shady Grove Road with Choke Cherry Road, and
Gaither Road. In addition the applicant will install 3 traffic-calming devices along Redland
Boulevard and other pedestrian safety improvements.

Future Transportation Conditions

The following conditions cf approval will be incorporated into subsequent USE permits
associated with this application:

1. Applicant shall contribute, prior to issuance of building permits, a monetary
cortribution of $13,000.00 for the implementation of two bus shelters to be
Jocated nearby to the subject site or at locations in the vicinity of the to the site.
This contribution will be incorporated into the Bus Stop Beautification CIP
project.

2. All internal anc external traffic contro! devices (1.e., signs, signals, marking, and
devices placed on, over or adjacent to a roadway or pathway to regulate, wam, or
guide pedestrians and/or vehicular traffic) shall comply with the latest edition of
+he Manual on Uniform Traffic Contrel Devices (MUTCD). A signing and
pavement-marking plan shall be submitted to the Department of Public Works
and approved by the Chief of Traffic & Transportaticn before the issuance of a
Public Works Permit.

3 A Transpertation Demand Management (TDM) agreement must be executed
between the application and the City of Rockville prior to the issuance of building
permits. This agreement will require the applicant 1o make a contribution of ten
(10) cents a square foot of gross floor area of the proposed new building and $60
per market rate dwelling unit per year for a period of ten (10) years. These funds
will be used for varicus programs designed to reduce the number and impact of
vehicle trips within the City of Rockvilie. The funds will be used for the purposc
of TDM and the requested agreement will specify the timing and other
requirements of future pavments of the TDM fee. This sum will be incorporated
into the TDM capital improvements program funds of the City. No occupancy

U
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permit will be issued until the required roadway improvements are completed and
the initial TDM annual instaliment is made.

4. pp.icant shall provide bicycle icckers or bike storage room for residential uses
and bike racks for retai. uses at locations approved by the Department of Public
Works. The number of bicycle storage facilities will be determined with staff and
the applicant through the Use Permit process.

5. The applicant shall contribute $125,000 into the City’s Transportation
Improvements CIP Fund, prior to the issuance of final building permits, towards
the future installation of a traffic sigral at the intersection of Choke Cherry and
Piccard Drive i¢ the signal meets warrants according to MUTCD and City of
Rockville standards. If the signal is not warranted, the monies shall go towards
additiona! traffic improvements in the immediate vicinity.

6. Provide truck turning exhibits and demonstrate that the Block A dumpster access
can be accommodated.

Public Notice

The zpplicant conducted a series of public charreties in the summer of 2004 to cbtain input into
the design principals that were to be incorporated in the final plan submittal.

Post card notice of the proposed PDP app.ication and Planning Commission meeting date were
sent to al] adjoining and confronting property Owners surrounding the project. [n addition, post
cards were sent to all civic associations in the neighborhoods surrourdirg the project.

STAFF RECOMMENDATION

Approval Is recommerded, subject to the foliowing conditions:

1. Use Permits submitted to implerment the PDP must be consistent with the approved PDP
plan. Minor reallocatiens of flocr area or uses may be allowed at the Use Permit stage,
within the overall development envelope approved ir the PDP.

2. Applicant shall submit letter from MD SHA to confirm location of future Comdor Cities

Transitway nght-of-way and appliicant must reserve this right-of-way for future public
use. No permanent improvements may be made in this nght-of-way.

(V8]

Applicant shall dedicate right-of-way and/or provide a Public Improvement Easement
along Shady Grove Road to accommodate an eight-foot shared bike/pedestrian path, and
an eight-foot buffer area and bus shelter(s) and right tum lane improvements per DPW
and County standards prior to the 1ssuance of first occupancy permits.

4 Obtain permits from Montgomery County and construct, the following off-site road
improvement projects. The timing of these improvements will be determined through the
Use Permit process:
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a. An eight-foot bike path and eight-foct tree buffer on Shady Grove Road
along the frontage of the site per DPW and County requirements.

b. A righttum lane from eastbound Shady Grove Road to southbound Cheke
Cherry Road per DPW and County requirements.

c. A right tum lane from northbound Choke Cherry onto Shady Grove Road
and associated markings per DPW and County requirements.

¢ Lengthen the left tum bay from Shady Greove onto Choke Cherry per DPW
and County requirements.

e. An additional westbound lefl turn lare from Shady Grove Road onto
southbound Gaither Road and additional receiving lane on Gaither Road
per DPW and County requirements.

f A righttum lane from Shady Grove Road onto Gaither Road per DPW
and County requirements.

(¥}

Submit street cross sections for review and approval.

6. Streets and sidewalks that function like a public street must be designed, constructed and
permitted according to the Department of Public Works standards. Design waivers may
be required to accommodate possible reduced building setback. These streets and
sidewalks must be covered by an agreement or declaration that requires public access to
be maintained at all times. The agreement must alsc stipulate that the street be
maintained according to the Department of Public Works standards.

7. The Applicant shall implement a five-foot bike lanc or. Piccard Drive between Redland
and Millennium Trail connection at Gude tc provide a bicycle connection identified in
the City Bikeway Master Plan from the site to the Millennium Trail.

-

8. The Applicant shall install three traffic-caiming devices in the Redland cormridor between
Piccard Drive and Pleasant Road in the adjacent King Farm communily. The devices
will be coordinated with the King Farm communrity, approved by staff and finalized at
the Use Permit stage.

9. The Applicant shall upgrade the pedestrian infrastructure at the intersections of Shady
Grove/Choke Cherry and Shady Grove/Gaither including crosswalk markings and
countdown signals per DPW and Ccunty requirements.

10. The Applicant should coordinate and cooperate with the City, County and State as the
Corridor Cities Transitway project proceeds tc ensure that adequate pedestrian and
bicycle facilities are provided in conjunction with the CCT project.

11. Safe pedestrian access and adequate parking must be provided during all phases of
construction. Sidewalks must be a minimum of 15 feet wide. Final sidewalk designs will
be determined during the use permit review process.

2. Payment of the County’s Development Impact Tax, as appiicable prior to the issuance of
building permits.
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13.

14.

15.

16.

17.

18.

DEM/

Comply with all conditions detailed in the SWM concept approval letter dated November
23,2004.

Provide on-site recreation and parks facilities such as passive and active open space.
Active open space should include amenities such as tennis courts, tot Jot playground for
ages 2-12 years, walking paths, garden plots, etc. Consult with the Recreation and Parks
Department during the Use Permit phase ‘or cesign standards of facilities. Also, provide
Smess faciliuies within bunldings. Tne deve.opment shouid conimbuie toward recreation

facilities in the surrounding neighborhood such as King Farm 28-acre park and the King
Farm Farmstead to supplement on-site facilities.

Applicant must address the issue of sewage ransmission capacity constraints at the time
of Use Permit review. No bui.ding permits will be issued until the WSSC certifies that
adequate transmission capacity is available.

Building designs should incorporate green building and LEED energy efficiency
standards. ’

A Forest Conservation. Plan (FCP) was previously approved for this site (FTP2000-
00008A) and a Forest Conservation Easement (FCE) was cstablished 1o protect trees on
site. The proposed development will result in removal of protected trees. Prior to the
approval of the Usc Permit 2 revised Forest Conservation Plan must be approved that
addresses additional tree Joss, repiacement pianting requirements and updated
aorestation requirements. The existing FCE will need to be abandoned and anew FCE
created.

Al utilities to be underground or within buildings, as directed by the Department of
Public Works.

Provide public art in accordance with the provisicns of Chapter 4 of the Code. Staff
caiculates the total art provision requirement at $264,688. This consists 0f 5202,450 for
he 750 market rate residential units, anc $62,238 for 261,587 total square feet of
commercial/cffice space.

Attachments:

.C)\kl\.hwl\)b—‘

PDP Generalized Land Use Concept Plan

Green Area Plan

Circulation Plan

Current ownership plat

Stormwater Management Concept Approval Letter
Traffic and Transportation Division Memo

(43
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Exhibits:
A. Statement of Applicant
B. Iflustrative Drawings and Perspectives

November 23, 2004
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113 Maryland Avenue
Rockvile, Maryland
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Pubiic Works
240-334-850C
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FAX 24C-834-8539

Public Werks Operalions
24C-314-857C
FAX 240-314-838¢

Mzior Vehicle Marntenance
240-314-8485
CAX 240-314-84398

Waier Trestmens Plant
240-3.4-8535
FAX 24C-314-856¢

MAYOR
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COUNCIL
Robert E Dorsey
Jonr F Hail <r.

Susan R Hollmenr

Anne M. Rebbine

ACTING CITY MANAGER

Caiher.ne Tuck Parest

CiTY CLERX

Ciare ¥ Funkhouser

CITY ATTORNEY

Paul T, G.aspew

Novermber 23, 2004

Mr. Matt Hurson

The JRG Companies
4445 Wiliard Avenue
Chevy Chase, MD 20815

T A~y Tigevinme O ——— =
Upper Rock Dismict Stermwater Manzgement Lence

PDP2004-00007, SMFP2005-00010

Subrect

Dear Mr. Hurson:

Your stormwater management (SWM) concept received on September 15, 2004 and November .9
2004 for the above referenced site is cenditionally approved. The proposed development consis‘:s ;f
mixed use of residential, commercial and retsi] with asscciated parking or the 19.8-acre siie, Lot 9 ‘
Danac Techrological Park, Jocated in the Muddy Branch watershed. )

~he SWM concepl proposes the following measures for the 19.8-acre site with an assumed 14.6
impervious acres (not including the adjacent right of way):

Overbank Flood Protection (Qpic) and Channel Protectior Volume (Cpy) will be provided
for the majority of the site in an undergreund storzge vault Jocated beneath Gar‘ag'e H, in the
southwest comner cf the site.

2 Water Quality Volume (WQ,) shall be provided in six separate uncerground structural
fltering sysiems jocated throughout ihe site in cpen areas or beneath Garage H.

Recharge Volume (Rey) shall be provided in six separate underground pipe systems with
perforated bottoms :r. stone backéll to zilow infilration.  The total Recharge Volume (Re.)
{s besed upon the soil specific recharge factor and has been subtracted from the tota. Water
Qua'hty Volume (WQ,) since it is being treatec upsiream and separate from main storage
vauit.

(V)

4, There is 2.6 acres of which 1.43 acres are impervious o1 the penphery of the site (inclucing
10 feet of the adjacent right of way), which cannot physically drain to the proposed swm
sacilities.  There is no feasitle stormwater treztment pracuce, which can provide cuantity or
cuality reatment for this zrea. Treatment has been provided vie 2 SWM Alternative in form
of monetary contritution through WVR2003-00017 assoc:iated with the development of this
site under USE2003-000658.

This SWM concept is zpproved subject 10 ‘he foliowing cenditions. which must be addressed a: the
detaiied eagineening stage:

Provide safe conveyance of storm flows.
2 Submita SWM Easement /Maintenance Agreement signed by the property owrers for review

arc approval. Approved SWM Ezsement/Maintenance Agreement must be recorded ir the
Mon:gomery County Land Records prior tc DPW permit issuance.

£
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ta

Submit detailed storm Crain and stormwater management pians and computations for approval
by DPW. Submit for review and approval the consucuion estimates, and permit fees associated

Otiain Montgomery County Right-of-Way permits, 1f required, for connection to their storm
drain system in Shady Grove Road.

Post financial security based on the approved construction estimate in a format acceptable to the
City Attorney. Approval is coordinated through DPW staff,

Subrmit SMP permit epplication, permit fees, and SWM Database Sheet associated with the
SWM plans for each phase of consiructior.

Provide SWM for each phase of construction.  No building permits that allow the creation of
impervious area carn be issued unless SWM perm:ts have been issued that provide treatment for
this area. A SWM concep! for specific phases must be submitied for review end approvel prior
1o Use-Permit epproval for individual sites within the PDP.

Al SWM facilities must function under gravity flows. Stormwater shail not be pumped out of
SWM facilities.

If you have any guestions, picase contact Jenn Scebis, Civil Engineer 11, of my staff a2
240-314-8514.

Sincerely,

17‘ ,

e (. Arau
Susan T. Straus, PE.
Chief Engineer/Environmernt

STS/JS/akm

cc:

Jeff Amateau, VIKA, Inc.
20251 Century Bivd., Suite 400
Geithersburg, Maryland 20874

Deane Me:ander, Planner 11

Mark Wesse!, Civil Engineer Il

John Scabis, Civii Engineer 1I-Environment

MCDPS, Rick Brush

Permit Plan

Day File

H Fien\STRALS\LpperReck P21 1-23-0€ eex



City of Rockville
MEMORANDUM

November 18, 2004

TO: Deane Mellander, Planner IIl
FROM: Sandra Marks. Civil Engincer 1, Traffic & Transportation Division
VIA: Larry Marcus, Chief, Traffic & Transportation Division ///"/Lv

Mark Wessel, Civil Engineer III. Mw

SUBJECT: Transportation Staff Report
Upper Rock, PDP2004-00C7

This memorandum presents the Traffic and Transpertation Division’s recommendations on the
subject development application, PDP2004-0007. These recommendations incorporate and
address commerts and concemns expressed by City and County staff, and the Applicant as part cf
the review process.

SITE ANALYSIS:

The proposed development program consists of 750 multi-family dwelling units (including 126
“ive/work’ units), 94 age-restricted MPDUs, $,000 s.f. of resteurant and 14,500 s.f of retail.
The propesed project is bounded by Shady Grove Road on the west, 1-270 on the south, Choke
Cherry Road on the north and King Farm on the east. All access to the sitc is off of Choke
Cherry Road. The proposed project will convert the existing office building at 5 Choke Cherry
into residential units.

Roadway Network Analysis
The focus of the study included the foliowing intersectiors:

.. Shady Grove Road/I-270 Southbound Tamps
2. Shady Grove Read/I-270 Northbound Ramps
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Shady Grove Reoad/ Choke Cherry road

Shady Grove Road/Gaither Road

Shady Grove Road/l-370 Ramp/Pleasant Road
Shady Grove Road/MD 355

MD 355/King Farm Boulevard

Gai*her Road/King Farm Boulevard

9 Gaither Road/Rediand Beu.evard

1C. Redland Boulevard/Piccard Drive

11. Piccard Drive/King Farm Boulevard

0 1OV A W

These intersections were studied for three different scenarios (1) Existing Year 2004 Traffic
Conditions; (2) Background Traffic Conditions; and (3) Total Future Traffic conditions.

The trip generation for the site is outlined below:

AM PM
750 DU (including live/work units) 303 354
94 age restricted MPDUs 8 10
Restaurant (9,000 s.£) 7 67
Retail (14,500 s.f) 1C 39
Subtotal 328 470
Converted Office (73,700 s.£) 117 126
Net New Trips 211 344

(No credits were applied to any of these trips)

This develcpment is proposed in the Shady Grove corridor, which is a generally congested
corridor. The proposed development is primarily residential with a small-scale retail
compenent. The propesed development relies on internal trip capture, and live/werk units to
absorb some of the traffic congestion, As a result of the proposed project, traffic generated
by the Upper Rock development has an impact, as defired by the Comprehensive
Transportation Review (CTR) methodoiogy, at two of the eleven intersections analyzed: MD
355/ King Farm Boulevard in the AM peak period and Shady Grove Road/Choke Cherry
Road in the PM peak period. The applicant has agreed to the following capacity
improvements to mitigate their impact:

1. A rightturn lane Tom eastbounc Shady Grove Road to southbound Choke Cherry
Road per DPW and County requirements.

2. Right turn lane from northbound Cheke Cherry onto Shady Grove Road and

associated markings per DPW and County requirements.

Lergihen the left turm bay from Shacy Grove onto Choke Cherry per DPW and

Cournty requirements.

(V8]

77
f

LA
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4  Anp edditional westbound left tumn lare from Shady Grove Road onto southbound
Gaither Road and additional receiving lane on Gaither Road per DPW and County
requirements.

5 Construct right turr: lane from Shady Greve Read onto Gaither Road per DPW and
County requirements.

In addition to ImMprcvemenis requred oy the CTR U mitigate their wallic impact, the Applicant
has agreed to construct additional capacity and bikeway improvements as well as construct

waffic calming devices in the adjacent King Farm neighborhood, beyond that which is required
by the CTR, which will improve the overall transporiation network in the region :

Access and Circulation

A: Passenger Vehicle: There are two access points to the site proposed off of Choke Cherry
Road. A network of internal reads and driveway accesses 10 parking structures will serve
the site. Staff will continue 1o review the roadway network and circulation through the USE
permit process.

Heayy Vehicle (Truck & Bus): Staff will be reviewing truck circulation through the site and
adequacy of loading areas through the USE permit process.

C: Pedestrian/bicycle access: The applicant has idertified pedestrian and bicycle facilities
within the 35-mile study area as required by the CTR. There are adequate pedestrian
facilities proposed within and adjacent to the site, as well as connections to the adjacent King
Farm development. The Applicant will upgrade the pedestrian signals to countdown signals
at the intersections of Shady Grove/Choke Cherry and Shady Grove/Gaither. After the
completion of Choke Cherry extended and Piccard, there wil] be a continuous, safe route for
pedestrians and bikes to access the Shady Grove Metro Station from the site.

In order to encourage and accommodate bicycie commuters to the site the Applicant has
agreed to implement five-foot bike lanes on Piccard Drive between Redland Road and the
M:liennium Trail at Gude Drive to provide a bicycle connection identified in the City
Rikeway Master Plan from the site tc tke Miljennium Trail. The Applicant shall also provide
bicycle lockers and racks to accommodate the retail and residential uses on the site, the City
will work with the applicant to identify the specific number and location of bicycle storage
facilities through the USE permit process.

S1aff wijl continte to work with the Applicant through the USE permit process 1o ensure that
there are acequate pedestrian and bicyc.e connections o and within the site.

D: Transit access.

The site is served by the Shady Grove Metrorail station as well as a number of buses adjacent
1o the site. Regional plans include service to the site via the future Corridor Cities

Transitway.
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In order to further encourage the use of transit at the site, the Applicant will be required to
contribute S13,000 for the installation of two (2) bus shelters adjacent to the site and the
applicant is proposing & shuttie service to the Shady Grove Metro. In addition, the Applicant
will be required tc contribute the City’s Transportation Demand Management (TDM)
program to fund varous programs designed to reduce the number and impac: of vehicular
trips within the Shacdy Grove area. This contibuuon wi.l be incorporated 1o the TOM
program funds of the City.

Traffic and Transportation Compmission:

Per the recently approved CTR guidelines, this development and mitigation package was
presented to the Traffic & Transportation Commission and community representatives for
comment and input. Concerns were raised about multi-modal and pedestrian connections as
well as cut-through traffic; no specific concerns were raised abeut any of the proposed

mitigation as outlined in the conditions below.

Proposed Conditions:

The following conditions of approval wiil be incorporated into subsequent USE permits
associated with this application:

——

Applicant shall centribute, prior 1 issuance of building permits, a monetary
contribution of $13,000.00 for the impiementation of two bus shelters to be
located nearby to the subject site or at locations in the vicinity of the to the site.

This contribution will be incorporated into the Bus Stop Beautification CIP.

2. All internal and external wraffic control devices (i.e., signs, signals, marking, and
devices placed on, over or adjacentto a roadway or pathway to regulate, warm, or
guide pecestrians and/or vehicular traffic) shall comply with the latest edition of
the Manual or. Uniform Traffic Control Devices (MUTCD). A signing and
paverment-marking plan shall be submitted to the Department of Public Works
and epproved by the Chief of Traffic & Transportation before the issuance of a
Public Works Permit.

1 A Transponation Demand Management (TDM) agreement must be executed
petween the application and the City of Rockville prior to the issuance of building
permits. This agreement will require the applicant to make a contributior. of ten
(10) cents a square fcot of gross floor area of the proposed new building and $60
per market rate dwelling unit per year for a period of ten (10) years. These funds
will be used for various programs designed to reduce the number and impact of
vehicle trips within the City of Rockvilie. The funds will be used for the purpose
of TDM and the requested agreement will specify the timing and other
requirements of future payments of the TDM fee. This sum will be incorporated
into the TDM capital improvements program funds of the City. No cccupancy

&)
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permit will be issued until the required rcadway improvements are completed and
the initial TDM annual installment is made.

Applicant shall provide bicycle jockers or bike storage room for residential uses
and bike racks for retail uses at locations approved by the Department of Public
Wo-ks The mumner of bicvele storage facilites will be determined with staff and

the applicant through the USE permit process.

The applicant shall contribute $125,000 into the City’s Transportation
Improvements CIP Fund, prior to the issuance of final building permits, towards’
the future installation of a traffic signal at the intersection of Choke Cherry and
Piccard Drive if the signal meets warrants according to MUTCD and City of
Rockville standards. 1f the signal is not warranted, the monies shall go towards
additional traffic improvements in the immediate vicinity.

Provide truck turning exhibits and demonstrate that the Block A dumpster access
can be accommodated.

CONDITIONS OF APPROVAL:

Based on Our review, which took into account the needs of motorists, bicyclists, pedestnans
and transit users, and in crder to miugate the potential transporiation :mpacts, City Staff
recommends the following conditions of approval for the subject development application,
PDP2004-00007:

(VS )

Applicant shall submit letter from MD SHA to confirm location of future Corrider
Cities Transitway right-of-way and applicant must reserve this right-of-way for
fyture public use. No permanent improvemenrts may be made in this right-of-way.

Apglicant shall dedicate right-of-way and/or provide a Public Improvement
Easement along Shady Grove Road to accommodate an eight-foot shared
bike/pedestrian path, and an eight-foot buffer area and bus shelter(s) and right
turn lane improvements per DPW and County standards prior to the issuance of
first occupancy permits.

Obtain permits frem Montgomery County and construct, the following off-site
road improvement projects. The timing of these improvements will be
determined through the USE permit process:

a. An eight-foot bike path and eight-foot tree buffer on Shady Grove Road
along the frontage of the site per DPW and County requirements.

b. A right turr lanc from eastbouna Shady Grove Road to scuthbound Choke
Cherry Road per DPW and County requirements.
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c. A righttum lane from northbound Choke Cherry cnte Shady Grove Road
and associated markings per DPW and County requirements.

d. Lengthen the left turn bay from Shady Grove onto Choke Cherry per DPW
and County requirements.

e An additional westbound left turn lane from Shady Grove Road onto
coutrhound Gaither Road and additional receiving lane on Gaither Road
per DPW and County requirements.

f A righttumn lane from Shady Grove Road ontc Gaither Road per DPW
and County requirements.

The Applicant shall implement a five-foot bike lane on Piccard Drive between
Redland and Millennium Trail connection at Gude to provide a bicycle
connection identified in the City Bikeway Master Plan from the site to the
Millennium Trail.

The Applicant shall instail three traffic calming devices in the Redland corridor
hetween Piccard Drive and Pleasant Road in the adjacent King Farm community.
The devices will be coordinated with the King Farm community, approved by
staff and finalized at the USE permit stage.

The Applicant shall upgrade the pedestrian infrastructure at the intersections of
Shady Grove/Choke Cherry and Shady Grove/Gaither including crosswalk
markings and countdown signals per DPW and County requirements.

The Applicant shall coordinate and cooperate with the City, County and State as
the Cerridor Cities Transitway project proceeds to ensure that adequate pedestrian
and bicycle facilities are provided in conjunction with the project.

Safe pedestrian access and adequate parking must be provided during all phases
of construction.

Eugene H. Cranor, Director of Public Works
Robert Spalding, Chief of Planning
Susan Straus, Chief Engineer/Environment



